
 

AGENDA 
BOTHELL PLANNING COMMISSION  

***HYBRID MEETING***  
Bothell City Hall, 18415 101st Avenue NE  

January 4, 2023, 6:00 PM   
 

TO ATTEND THE MEETING: 
• Join us in person at City Hall in Council Chambers – 18415 101st Avenue NE 
• Watch the meeting LIVE online on the City of Bothell YouTube Channel 
• Watch the meeting live on BCTV Cable Access Channels 21/26 (must have Ziply Fiber/Comcast Cable) 
• Attend the meeting by Zoom: 

o Click this link (or copy the URL and paste into a web browser): 
https://us02web.zoom.us/j/87550953978  

o Call-in to the Zoom meeting by dialing 253-215-8782 and entering 875 509 53978# 
• To provide public comments/testimony or to submit written comments please email 

imaginebothell@bothellwa.gov by 3:00 PM. (day of the meeting)  
 

 Planning Commission meetings are also recorded and available the next day on the City of Bothell YouTube 
Channel. 

 
 

1. CALL TO ORDER: 
 

2. PUBLIC COMMENTS: Items not on the agenda 
If you wish to comment (either in writing or orally) please submit your comments or request to 
imaginebothell@bothellwa.gov prior to 3PM (day of meeting). Persons making oral comments will 
be allowed 3 minutes to speak. All comments will be made part of the record. 
 

3. APPROVAL OF MINUTES: December 7, 2022 
  
4. NEW BUSINESS: 
 
5. STUDY SESSION: Downtown Transition Affordable Housing Overlay Plan & Code 

Amendments 
 

6. UNFINISHED BUSINESS: 
 
7. REPORTS FROM STAFF:  

 
8. REPORTS FROM MEMBERS: 
 
9. ITEMS TO REPORT TO COUNCIL: 

 
10. ADJOURNMENT: 

 
 

https://www.youtube.com/user/CityofBothell/featured
https://us02web.zoom.us/j/87550953978
mailto:imaginebothell@bothellwa.gov
https://www.youtube.com/user/CityofBothell
https://www.youtube.com/user/CityofBothell
mailto:imaginebothell@bothellwa.gov


 

 
 
 

 
 
 
 
 

December 7, 2022 Minutes  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



BOTHELL PLANNING COMMISSION MINUTES 
 
REGULAR MEETING – December 7, 2022 
This is a hybrid meeting hosted in person at City Hall as well as online via Zoom. Some commissioners, 
staff, guests, and attendees were present via Zoom, and some were present in person. 
 
COMMISSIONER ATTENDANCE: Present were Chair Kevin Kiernan, Toni Anders, Carston Curd, 
Sarah Gustafson, Claire Robson, and Cary Westerbeck 
 
COMMISSIONERS ABSENT AND EXCUSED: None 
 
CITY STAFF PRESENT: Deputy Director Ashley Winchell, Capital Division Manager Steven Morikawa, 
Transportation Planner Sherman Goong 
 
GUESTS PRESENT: Andrew Bjorn of BERK 
 
ATTENDEES PRESENT:  
  
CALL TO ORDER: The Regular Meeting of the Bothell Planning Commission was called to order by Chair 
Kiernan at 6:02 p.m. 
 
PUBLIC COMMENTS: None 
 
APPROVAL OF MINUTES:  
 
ANDERS MOVED TO APPROVE THE MINUTES FOR NOVEMBER 16, 2022. CURD SECONDED AND 
IT PASSED WITH ALL PRESENT IN FAVOR. 
 
NEW BUSINESS: None 
 
PUBLIC HEARING: Bike Plan (continued) 

Chair Kiernan opened the public hearing and introduced Transportation Planner Goong who made a 
presentation and answered clarifying questions. Capital Division Manager Morikawa also made clarifying 
comments. 

WESTERBECK MOVED TO APPROVE THE COMPREHENSIVE PLAN TRANSPORTATION 
ELEMENTS, CITY-WIDE BIKE PLAN, AND THE FINDINGS, CONCLUSIONS AND 
RECOMMENDATIONS. ROBSON SECONDED AND IT PASSED WITH ALL PRESENT IN FAVOR. 
 
PUBLIC HEARING: Transfer of Development Rights in Canyon Park (continued) 

Chair Kiernan opened the public hearing and introduced Deputy Director Winchell who made a 
presentation and addressed clarifying questions. Also introduced was Gary Yao with Sound Transit 
who made clarifying comments. 
 



 

CURD MOVED TO ADOPT THE FINDINGS, CONCLUSIONS, AND RECOMMENDATIONS OF THE 
TRANSFER OF DEVELOPMENT RIGHTS. ROBSON SECONDED AND IT PASSED WITH ALL 
PRESENT IN FAVOR. 

 
UNFINISHED BUSINESS: None. 
 
REPORTS FROM STAFF: Deputy Director Winchell reported on newest Planning Commissioner, 
Sharon Jones, who we are anticipating joining the Commission in January. Staff is also working on the 
2023 Planning Docket and Work Plan. Our new Community Development Director, Jason Greenspan, 
is planning on attending the December 21 meeting. 
 
REPORTS FROM MEMBERS: Commissioner Gustafson reported that she attended the Racially 
Disparate Impacts and How to Evaluate Them in Planning webinar and provided a summary. 
 
ITEMS TO REPORT TO CITY COUNCIL: Draft letter to Council regarding the proposed middle 
housing code amendments. Chair Kiernan suggested a couple of minor edits to the language of the 
letter. 
WESTERBECK MOVED TO ACCEPT THE LETTER AS WRITTEN AND PRESENT IT TO COUNCIL. 
CURD SECONDED. 
WESTERBECK AMENDED THE MOTION TO REFLECT THE EDITS PRESENTED BY CHAIR 
KEIRNAN AS WELL AS PRESENTING IT TO COUNCIL ON JANUARY 17, 2023. ROBSON 
SECONDED AND IT PASSED WITH ALL PRESENT IN FAVOR. 
 
ADJOURNMENT:  
 
CURD MOVED TO ADJOURN. GUSTAFSON SECONDED AND IT PASSED WITH ALL PRESENT IN 
FAVOR. 
 
The meeting was adjourned at 7:42 p.m. 



 

 
 

 
 
 
 
 

 
 
 

 
Study Session 

Downtown Transition Affordable 
Housing Overlay Plan & Code 

Amendments (continued) 
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exceptions be provided on a more limited basis as a part of new voluntary incentives, or 
potentially a combination, with some general revisions and others tied to voluntary 
incentives. 

 

Staff requests Planning Commission feedback on these issues and potential approaches 
before drafting potential code amendments. 

Additional information from staff and/or the applicants may be provided prior to the study 
session or in the presentation at the study session. 

Next Steps 
Staff will work with the applicants to provide any additional analysis desired by Planning 
Commission and bring that back along with draft plan and code amendments on February 
1, 2023. If there are not extensive changes or additional analysis desired, the February 1 
session can be an initial public hearing on this item. 

Since some of these amendments may apply to the entire DTAHO, the entire Downtown 
Transition district, to other downtown transitional districts, or even citywide, they are 
considered “area-wide” amendments and do not require the same public noticing as a 
specific project action. Notice boards are required in the area of the amendments, and 
public hearings require 21- to 30-day notice on the City of Bothell website and journal of 
record (Seattle Times). Since the primary areas of impact (the specific proposal sites and 
the DTAHO) are well defined and relatively small, a courtesy mailing is being sent to 
owners and occupants of property within 500 feet of these areas ahead of the January 4, 
2023 study session. 

Attachments 
1. Exhibit C1, Carlson concept plan, October 18, 2022 
2. Exhibit C2, Carlson preliminary parking study, November 7, 2022 
3. Exhibit C3, Email for Cathy Boeker, December 21, 2022 
4. Exhibit C4, Email exchange with Bryan and Kadi Engquist, December 21, 2022 
5. Exhibit D1, Drews revised project narrative, December 11, 2022 
6. Exhibit D2, Drews revised compliant concept plan, December 19, 2022 
7. Exhibit D3, Drews revised preferred concept plan, December 19, 2022 
8. Exhibit D4, Drews photos of Villas at Beardslee retaining walls, October 18, 2022 
9. Exhibit D5, Drews photos of The Bode at 125th, October 18, 2022 
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Cathy Boeker email, December 21, 2022  Exhibit C3 

1 
 

As a Bothell homeowner I would like to voice my opinion on the current proposed (Carlson) amendment 
to the Downtown Transition Affordable Housing Overlay Plan located on the two properties on Hall 
Road and 17509 95th Ave NE. 
  

1.      How does building 187 apartments at the top of Hall Road in any way relate to the 
Downtown?  Hall Road is steep, it is not walkable, has no bus service and no parking. 

2.      How are 4 story apartment buildings with less parking than one car per apartment congruent 
with a neighborhood of single family homes? 

3.      The amendment includes “commercial uses (specifically pedestrian-oriented retail to allow a 
café” with zero parking. This is not a viable use.  It is an inappropriate location for retail. 

4.      The lack of parking is unrealistic.  Downtown is under parked and an example of how it does not 
work.  

5.      When are these extensions of the Downtown Overlay Transitions enough or are they just a 
continual way to densify the suburbs? 

  
Respectfully Submitted, 
  
Cathy Boeker 
cboeker@gmail.com 
 

mailto:cboeker@gmail.com
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Bryan & Kadi Engquist email exchange, December 21, 2022 Exhibit C4 

1 
 

1. For all proposed changes to code, zoning and regulations, what engineering studies have been 
provided to justify their changes and the resulting impact on the area, residents and safety? 

2. The proposal requests the properties be re-zoned as they are supposedly currently in a multi-
family area. What documentation defines this as a multi-family area. How does this compare 
with Bothells current single family to middle family to multi family plans? The Carlson proposal 
jumps from Single family to Multi-family and does not comply. 

o Changes to Bothell Zoning and Codes should go through rigorous and exhaustive review 
and study, not just to be changed to help improve the Return On Investment for a 
builder/developer. The Carlson plan quotes 'building is expensive', this is not a valid 
justification to change rules/zones and create amendments to make things easier and 
more profitable. 

3. What traffic studies have been performed to indicate Hall road and surrounding neighborhood 
streets are capable of the increased traffic by adding 200 residential units and retail space? Do 
studies show retail located 1/2 mile from a Downtown corridor will have foot traffic vs car 
traffic? Where will people park for the retail space? How will overflow into residential 
neighborhoods be managed? Increased road traffic would create unsafe environments for the 
current residents who walk, play, and bike in the neighborhood. 

4. The plans suggest there would be no change to the character of the neighborhood. I would like 
to request what data and plans indicate that a 175' structure replacing trees and greenbelt, as 
well as 2 historic homes will not negatively impact the character of the neighborhood. 

5. Coyote, Deer, Owl all frequent the neighborhood as well as the animals we all don't see or hear, 
what environmental studies have shown there is no impact to this wildlife by removing their 
habitat? 

6. Carlson proposal requests leeway on setbacks, parking requirements as well as building heights. 
If the City of Bothell grants leeway to anyone who requests it, what precedent does this set for 
all future proposals - why have rules and codes? 

7. The Carlson proposal requests changes in code for parking requirements because it is "likely that 
none or very few of the residents would have vehicles. They would rely on public transportation 
and walking." What data backs this claim justifying the reduction in Bothell parking 
requirements? Are you changing code based on assumptions? 

8. Item 2.a.i in the proposal suggests no disruption to views or sunlight to existing single family 
homes. Please provide a full 3D study of houses impacted by the proposal showing that the 
views and sunlight will not be impacted by the 175' structure that the residents can review for 
accuracy.  

o This claim by Carlson is intended to waive the 65' offset on the top floor (BMC12.64.203) 
to increase building density to improve profits. 

o BMC12.64.203: Adjacent to Residential-only Zones. Where new development is on a 
parcel adjacent to a parcel with residential-only zoning: As shown in Figure 12.64.203 
Special Height Regulations – A. Adjacent to Residential-only Zones, the height of new 
development shall not exceed a height of 3 floors above finished grade within a 65 foot 
buffer from the minimum required Special Setback line Adjacent to Residential-only 
Zones (see BMC 12.64.210). The first 10 feet of the upper-level setback shall not be used 
as a roof terrace to protect privacy of residents on abutting properties or across an 
alley.  

https://bothell.municipal.codes/BMC/12.64.210


Bryan & Kadi Engquist email exchange, December 21, 2022 Exhibit C4 
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▪ Have the adjacent residents in the single family zoned homes been notified on 
this proposal to waive Bothell code relating to their rights as homeowners of 
single family homes?  

9. Adjacent homeowners request Home Value impact assessment to be performed and provided 
immediately as a result of the Carlson proposal as well as all of the requested 
waivers/amendments and zoning changes. 

10. Carlson is proposing this development as affordable housing, what is the targeted selling price 
and does this fit within the affordable housing plan? 

11. Carlson proposal (3.c) suggests increasing the maximum permitted height of a retaining 
structure should be allowable if they can demonstrate it is in the public interest. How are they 
demonstrating this is in the public interest? What public does this apply to? What studies and 
data support this claim/request? 

As residents of the area, we have not been notified of this significant change to the neighborhood and 
surrounding streets by the City of Bothell, we will make sure the other neighbors are well aware and 
present at any future meetings. We look forward to hearing how Bothell and Carlson plan to back the 
claims as outlined in the proposal. We plan to employ legal counsel to help ensure codes and 
amendments are altered based on facts, supported studies, environmental impact surveys, traffic safety 
surveys, etc.  

Thanks, 
Bryan and Kadi Engquist 
425-260-6925 

Bryan and Kadi,  
Thank you for your comments. They will be added to the record as an attachment to an updated packet 
for the Jan. 4 Planning Commission study session, and you will also be added as parties of record and 
receive notices of future meetings.  

I reviewed your comments and noted that in your comments 8 and 11 your reference items 2.a.i and 3, 
respectively, in the proposal. We are combining two separate proposals in these proposed plan and 
code amendments, one from Brett Carlson and one from Dave and Konnie Drews. Your comments 
reference the Carlson proposal, but those items are from the Drews proposal.  

Apologies for any confusion created by combining these two proposals, Drews’ on the north end of the 
Downtown Transition Affordable Housing Overlay (DTAHO) and Carlson’s on the south end. I wanted to 
point that out in case you wanted to revise your comment email before we finalize the packet for the 
Jan. 4 meeting tomorrow morning.  

I will address other points in your comments either in my revised memo or at the Jan. 4 study session.  

Thanks again for engaging in the process.  

Dave Boyd AIA, Senior Strategic Planner 
City of Bothell Community Development Department 
425-471-4705 
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Thank you, David, for your prompt response. 
 

I will first tell you that this is somewhat alarming that, as residents who will be directly and 
negatively impacted by this development, we had not yet been notified of such a significant 
change to not only our surrounding neighborhood streets, but our view, our sunlight, the 
"character" of our neighborhood and the quiet enjoyment of our residence.  
 

We are deeply concerned that the City of Bothell is considering amendments, giving "leeway" 
to developers and revising codes that have been in place for some time, just to make it less 
costly and less "difficult" for a developer to complete such a project with less barriers and 
restrictions (that were put in place for a reason).  
 

Per the December 7th minutes, page 9 clearly states that the setback requirements and height 
limit changes proposed for Drews would also affect the Carlson proposal, if approved. So, that 
being said, our comments should not be overlooked. 
 

"Special Setbacks: Drews has specifically requested amendments to the special setback and 
upper level height limits adjacent to residential-only zones, and those may also impact the 
concept plans provided by Carlson." 

 
Thank you for keeping is informed from this point forward. We will be very actively involved, as anyone 
affected by the impact of this development should be. 

 
Best, 
Kadi & Bryan Engquist 
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